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Associdtion (the Sesttle Sheraton Hotel)

Address of Proposal: 1400 6th Avenue

SUMMARY OF PROPOSED ACTION

Master Use Permit to establish use for future congtruction of a 25-story tower addition to an existing
hotel (Sesttle Sheraton). The project consists of congtruction of a25- story, separate tower addition to
the exigting hotdl to add 423 guest rooms on the southerly portion of the Site now used for surface
parking, plus expansion of the existing ballrooms and additiona retail space. The proposa anticipates
goproximately 282,000 square feet of additiona hotel, service areas and retail space on the 88,193
sguare-foot Ste.

No additiond parking is proposed in addition to the 370 parking spaces aready provided below grade
on gte. The exigting parking supply on site would meet the City Land Use Code requirement of 315
spaces. The applicant proposes full-time attendant parking within the existing parking garage which may
accommodate up to 540 vehicles on Ste. (See the discusson under “Parking” within the SEPA
Andyssbeow.)

The development site is comprised of the entire block bounded by 7th Avenue on the east, by 6"
Avenue onthe west, by Pike Street on the north and Union Street on the south. The subject Steis
located in a Downtown Office Core 2 zone with a height designation of 300 feet (DOC2-300) and
previoudy developed with The Sheraton Hotdl. Al the streets surrounding the Ste are Class 1
pedestrian streets.

The following approvas are required:
Design Review - Chapter 23.41 Seattle Municipal Code (SMC)

SEPA —to approve, condition or deny pursuant to 25.05.660 - Chapter 25.05, Seettle
Municipal Code (SMC)
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SEPA DETERMINATION: [ ] Exempt [ ] DNS [ ] MDNS [ ] EIS

[X] DNSwith conditions

[ ] DNSinvolving non-exempt grading, or demoalition, or
another agency with jurisdiction.

Additional Information

Project 2301709 was origindly given public notice as requiring a variance from SMC 23.54.035
(Loading berth requirements and space standards). As designed, the project provides the required
number of loading berths and therefore does not require a variance. The agpplicant has requested an
exception to Loading Berth Length, as provided for in SMC 23.54.035 C2 c(ii). The Director finds,
after consulting with the property user, that site design and use of the property will not result in vehicles
extending beyond the property line. Four of the loading berths are reduced to a minimum length of 25
feet.

BACKGROUND DATA

Site and Vicinity Description

The subject siteislocated in a Downtown Office Core 2 zone with a height limit of 300 feet (DOC2-
300) and previoudy developed with The Sheraton Hotel, a 34-story structure with 838 exiding
guestrooms. The whole block site is bounded by 6" Avenue, Pike Street, 7" Avenue and Union Street.
An dley which previoudy bisected the block in a north-south direction was vacated prior to the
congtruction of the Sheraton Hotel in the early 1980s. All the streets surrounding the Site are Class 1
pedestrian streets. The immediate vicinity is characterized by amixture of older, mid-rise retail-office
gructures and modern high-rise office buildings. Severd of the buildings in the area have upper-levd
resdentia condominiums. The Site lies one block west of Interstate Highway 1-5 and the Washington
State Convention and Trade Center. The proposed new hotel tower will be situated across 7" Avenue
directly west of the Eagles Auditorium building, a 1914 City of Sesttle Historic Landmark structure
which housesthe ACT thesire.

Proposal Description

The project conssts of construction of a second, 22-story, separate-tower addition (above a 3-story
podium) to the exidting hotel. Thiswould add 423 guest rooms on the southerly portion of the site, an
area now used for surface parking. The project aso includes the expansion of the exigting balrooms
and additional retail space. The proposal anticipates approximately 282,000 square feet of additiona
hotel, service areas and retail space on the 88,193 square foot site. Currently there are 410 parking
gpaces on site, with 370 spaces provided below grade and 40 spaces of surface parking. The

proposed expansion will occupy the area presently given to surface parking. No additiona parking area
is proposed in addition to the 370 spaces aready provided below grade on site. The applicant
proposes, however, full time attendant parking within the existing parking garage, a change which would
sgnificantly increase the actud on-Site parking capacity.
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Public Comments

Public comment was invited & initid Master Use Permit application and at the four design review public
meetings. Comments from the Design Review meetings are noted within the Design Review process
summaries which fallow. Written comments were few and mostly requests only to be made parties of
record. A representative of the commercia property directly across Union Street from the proposa

raised concerns about the proposed Union Street facade, including among other items its loading dock
door and display windows, and how it related to the public plaza directly across the street. None of the
comments received raised fundamenta objections to the proposed project.

ANALYSIS- DESIGN REVIEW

An Early Design Guidance Meeting, attended by dl five of the Design Review Board members for Area
6 (Downtown) was held May 25, 2004.

Architect' s Presentation:

Gary Wakatsuki of Calison Architects began by describing the ownership’s objectives of developing a
“headquarters convention-center hotel” through an expansion of guestrooms and services on the existing
dte. The gatement of program consderations was followed by a presentation of a contextua
neighborhood opportunities and an urban desgn andlyss of the vicinity. Three conceptua options for
podiums and three conceptua options for guestroom towers were then presented to the Board. Within
his presentation the architect identified those Design Review Guidelines for Downtown Development
which were considered to be of specid relevance to the proposa, namedly: B-1, B-3, B-4, C-1, C-3,
C-4, C-5and E-3.

Public Comment

One member of the public, representing the ACT Thesatre which is located in the Historicaly
Landmarked Eagles Auditorium building immediately to the east across 7" Avenue on Union Strest,
spoke of concerns that the proposed addition would further the isolation of the ACT ste. The concern
was due, in part at lead, to the current neglect by the Sheraton of the pedestrian environment along both
7™ Avenue and Union Street. She commented that the proposed retail space a the corner of 7"
Avenue and Union Street appeared to be too small, too disconnected and too isolated to be vigble.

She suggested grave misgivings about the proposed Union Street facade with its loading dock entrance
and lack of real connection with the street dlong amgjor portion of its length between 7" and 6"
Avenues. She suggested the design would further reduce any connectivity between the ACT site and
the rest of downtown lying west of the Site.

Priorities

After vigting the Site, consdering the andlyss of the site and context provided by the proponents and
hearing public comment, the Design Review Board members provided the Siting and design guidance
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described below. The Board agreed that, in their presentation, the project proponents had identified
those Guiddines that were particularly applicable and of critica and highest priority for the site and for
the project (B-1, B-3, B-4, C-1, C-3, C-4, C-5, E-3). The Board disagreed, however, that the
proponents analysis and preliminary conceptua designs in every indance adequately dedt with the
scope, import or demands of those identified Guidelines. In addition, the Board added Guideines D-2,
D-5, and D-6, not identified by the project’ s proponents, and indicated these should be given priority
and congderation in design development. The Design Guiddines of highest priority to this project are
identified by letter and number below and are described in more detail in the City of Seattle' s“ Design
Review Guidelines for Downtown Development, April, 1999” .

B

Architecturd Expression
Relating to the Neighborhood Context

B-1 Respond to the neighborhood context.
Develop an architectural concept and compose the major building elements to reinforce
desirable urban features existing in the surrounding neighborhood.
The Board indicated that at the next meeting they expected further discussion and additiona
presentation materials with respect to the surrounding neighborhood and a clearer andysis of how the
proposed design responded to this context. In particular, the proponents should provide the Board and
public with alarge-scae drawing that shows the full array of pedestrian pathways that exigt in the multi-
block area around the Sheraton. Interna aswell as externa pathways should be included, and in
particular those connected to public benefit features.

B-3 Reinforce the positive urban form & architectural attributes of the immediate area.
Consider the predominant attributes of the immediate neighborhood and reinforce desirable
siting patterns, massing arrangements, and streetscape characteristics of nearby
devel opment.

The Board acknowledged that the development of retail space at the corner of 7th Avenue and Pike

Street was amove in the right direction toward reclaming some urban form on the ste. The Board

noted that while the developed portion of the Site lacked many aspects of positive urban, street- leve

pedestrian activities, the broader context and vicinity provide many positive attributes of this urban
activity that the existing building and proposed addition should rdate to. Chief among these was the
public amenity plaza across Union Street & Two Union Square. The Board agreed that the relaionship
of the proposed addition—base and tower—should be thoroughly and multi-dimensiondly andyzed and
explored. Results of that study should be presented to the Board at the next presentation. The Board
also agreed that the important relationship of the proposed base and tower to the existing Eagles

Building needed further analys's and more comprehensive presentation.

B-4 Design awd| proportioned & unified building
Compose the massing and organize the publicly accessible interior and exterior spacesto
create a well-proportioned building that exhibits a coherent architectural concept. Design
the architectural elements and finish detailsto create a unified building, so that all
components appear integral to the whole.



Application No. 2301709
Page5

The Board asked for further exploration into whether the architecturd massing form of e ongated
rectangular tower over rectangular base, preferred by the proponent, was not driven too much by the
programmatic consderations of loading dock and expansion of the main balroom They asked the
gpplicant to study whether other solutions, kinder to the pedestrian street level and capable of
acknowledging the Two Union Square plaza wouldn’'t offer amore promising design.

C
The Streetscape:
Creating the Pedestrian Environment

C-1 Promote pedestrian interaction
Soaces for street level uses should be designed to engage pedestrians with the activities
occurring within them. Sdewalk-related spaces should be open to the general public and
appear safe and welcoming.
Union Street should not be developed as an inactive service frontage with satic advertisng. 1t must be
designed maximaly to engage pedestrians with the activities occurring within the building. The
design should assure inclusion of street level improvements, including, but not limited to, overhead
weether protection, lighting fixtures, street furniture and landscaping, to the blank facades dong Pike
Street and 7th Avenue in conjunction with any new construction proposed to take place there.

C-3 Provide active-not blank- facades.

Buildings should not have large blank walls facing the street, especially near sidewalks
The Board noted that the existing Pike Street and 7th Avenue facades are largely blank facades. The
exiging 6th Avenue frontageis largely given to vehicular concerns; it is not pedestrian friendly and does
not impart a sense of pedestrian safety, comfort, delight or interest. The fagade aong Union Street as
presented was largely without character or pedestrian amenity or interest. The Board indicated that
they found this unacceptable and noted that Union Street should be viewed as the one opportunity to
create afacade that would creete an amiable pedestrian environment. That opportunity, the Board
noted, should not be squandered.

C-4 Reinforce building entries

To promote pedestrian comfort, safety, and orientation, reinforce the building’s entry.
The Board requested that, if the main entry to the hotel were to be relocated further east on Pike Strest,
the corner of 6th and Pike should be designed as a truly usable and marketable street-level use, one that
engages the street and promotes the pedestrian environment.

C-5 Encourage overhead weather protection.
Encourage project applicants to provide continuous, well-lit, overhead weather protection
to improve pedestrian comfort and safety along major pedestrian routes.
The Board encouraged providing overhead wegther protection wherever possible on each of the four
sdewaks surrounding the project Ste.

D
Public Amenities
Enhancing the Streetscape & Open Sace
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D-2 Enhance the building with landscaping.
Enhance the building and site with substantial landscaping-which includes special
pavements, trellises, screen walls, planters and site furniture, as well asliving plant
material.
The Board requested the applicant to provide a Landscape Plan that enlivens the pedestrian experience
around the block. The Plan should explore ways that the proposed landscaping might work with other
edements—Ilighting and dreet furniture, for example—to mitigate the blank facades, epecialy that aong
7" Avenue

D-5 Provide adeguate lighting
T o promote a sense of security for people downtown during nighttime hours, provide
appropriate levels of lighting on the building fagade, on the underside of overhead
weather protection, on and around street furniture, in merchandising display windows,
and on signage
A credtive lighting trestment, along the 7" Avenue fagade in particular, but along each facade, should be
ingtalled to make up for the lack of transparency and the inability to offer engagement with pedestrians
from the activity or glow from within the structure,

D-6 Dedgn for persond safety & security
Design the building and site to promote the feeling of personal safety and security in the
immediate area.
The new sireet-leve fagade aong Union Street should avoid blank and windowless walls and provide
“eyes on the street” by providing real windows and street-level uses which relate the sdewalk to the
interior of the building and the interior of the building to the sdewalk.

E
Vehicular Access & Parking
Minimizing the Adverse Impacts

E-3  Minimize presence of service areas
Minimize the visual impact of parking by integrating parking facilities with surrounding
development. Incorporate architectural treatments of suitable landscaping to provide for
the safety and comfort of people using the facility as well as those walking by.
The Board agreed that the impacts from the loading docks need to be minimized. They observed that it
would be a mistake Smply to replace the loading docks at the corner of 7" and Pike with afacade
aong Union Street that is“ given away to truck services” The proponent should explore severd
conceptua options; theseindude: reworking the ballroom completdy with new service from 7"
Avenue; ether ramping or moving the trucks via élevator down to an excavated basement at the
southeast corner of the site, or locating the truck docks above the retail alevel above Street leve with
access off 7" Avenue. These siudies should be presented at the next Early Design Guidance mesting.

Summary of Early Design Guidance

Specificdly, the Board indicated the following were critica for the success of the project:
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(B-1) The Board wanted further discussion and presentation materias with respect to the
surrounding neighborhood and how the proposed design will respond to this context.

(B-3) The Board wanted to see further andysis and more a comprehensive presentation of the
important relationships of the proposed base and tower to the existing Eagles Building and Two
Union Square.

(B-4) The Board requested further explorationsinto the architecturad massing form of an
elongated rectangular tower over a rectangular base preferred by the proponent, to seeif there
might be other solutions, kinder to the pedestrian street level and capable of acknowledging the
Two Union Square plaza.

(C-1) Union Street must be designed maximally to engage pedestrians with the activities
occurring within the building. The design should assureincluson of street level
improvements, including, but not limited to, overhead westher protection, lighting fixtures, street
furniture and landscaping in conjunction with any new construction proposed to take place
there.

(C-4) If the main entry to the hotel isto be relocated further east on Pike Street, the corner of
6™ and Pike should be designed as atruly usable and marketable street-level use, one that
engages the street and promotes the pedestrian environment.

(D-2) Provide a Landscape Plan that enlivens the pedestrian experience around the entire block
and explore ways that the proposed landscaping might work with other eements—Ilighting and
dreet furniture, for example—to mitigate blank facades.

(E-3) Minimize the impact of the loading docks and their access.

Development Standard Departures:

Certain departures from Land Use Code requirements may be permitted as part of the design review
process. Departures may be adlowed if an gpplicant demonstrates that a requested departure would
result in a development which better meets the intent of the adopted design guiddines (see SMC
23.41.012). Atthisearly stage of the design development for this project the gpplicant indicated that
the project may need to request design devel opment departures for:

Upper Level Coverage Limits (SMC 23.49.078)
Setback limits

Minimum facade transparency

Blank facade limits

The Board indicated it would entertain the request to grant these departures and itswillingness to
entertain the granting of other departures which might be identified later, provided the find design would
successfully incorporate the design guidelines enumerated above.

The Board requested that the proponent provide at the next meeting of the Board on this project alist
of contemplated/requested departures for the project which includes site- specific quantities required by
Code and that which is being proposed (based upon the entire site). The full length of dl four street
frontages should be used in devel oping the zoning ca culations documenting the level of compliance, first
for the existing conditions and, secondly, for the proposed dterations.
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Additiond Information

In addition to the departure information and pedestrian pathway study requested above, the Board
requested that the project proponents have available at the next meeting, for informational purposes,
plans and sections of floorplates throughout the exigting base structure, including the garage aress, and
be able to provide details of within-house program operations.

Second Early Design Guidance M eeting:

At a second Early Design Guidance Meeting held June 22, 2004, and attended by al five Board
members, the architect reviewed the project and highlighted responses within the design to the Early
Design Guidance the Board had given a the May 25th Early Design Guidance meeting.

Architect’ s Presentation of Design Deve opment

The architect presented plan drawings, eevations, perspective drawings, and a mode of the proposed
development. While making the presentation the architect indicated that the design, while still meeting
the ownershlp s objectives, differed sgnificantly from the May 25" presentation in the following regards:
aresdentid tower of increased height and reduced length along Union Street
achamfered setback of the building at the corner of 7" and Union, credting a triangular- shaped
public open space
avery transparent second leve of the base dong Union Street and of the extension above the
entry on 6™ Avenue providing ample views into the interior from the street aswell as views out
to the street
aretail space of increased ceiling height at the corner of 6" and Pike
aconceptud “green wall” dong 7" Avenue
an extended lowering of the existing windows aong Pike Street to provide for additiond insde-
outside connectedness, and other amenities aong the Pike Street facade, including continuous
overhead wesather protection and sidewalk plantings to enhance the pedestrian experience
overhead wesather protection over the sdewaks on al four streets

The architect also indicated that the proponent and neighbors from the Act Thestre, the Washington
State Convention and Trade Center had met to discuss concerted ways that the pedestrian experience
dong 7" Avenue might be enhanced.

Public Comment

Members of the public, representing the ACT Theatre and the WSCTC confirmed the beginning of
discussions to address the needs and opportunities along 7" Avenue and to affirm the moves being
taken in the design of the hotel to enhance the connectedness with these other facilities.

Board Comments and Ddliberations

After asking some darifying questions and taking comments from the members of the Public in
attendance, members of the Board commended the design team for the significant effort that had been
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made to address the concerns and observations raised by the Board at the May 25™ mesting and for
the subgtantia revison in plans that were presented.

In particular, the Board affirmed that the following changes in the presented design were the “right
moves’ in responding to the guiddlines indicated to be of the highest priority at the May 22™ mesting
and in responding to the Board' s generd guidance given at that meeting:

the open space at the corner of 7" and Union

the location and proportions of the tower eement

the conceptua “green wall” intended to mitigate the long, blank facade dong 7" Avenue

the increased floor to ceiling height of the proposed retail space a the corner of 6™ and Pike,
cregting amore viable retall space

the lowering of the sl height of the windows dong Pike Street approximately 30 inches, and
the enlivening of thewal and the sdewak aong that facade

the overhead wesather protection at the perimeter around the entire block

The Board offered the following guidance as these e ements underwent further design development:

the conceptud “green wall” dong 7" Avenue should be explored both as green and with
other conceptua permutations to enliven the pedestrian realm dong the entire block; the
treatment should lead around the corner and connect with the proposed open space at the
corner; include the upper wal and area dong the top of the balroom in the design; the whole
block should not be the same thing but should provide for a variety of experiences as
pedestrians move between Union and Pike Streets

maintain the digolay windows along Union Street & least a the minimum 24-30 inch depth
indicated and explore cregtive ways of lighting these which will be the key to their success
keep exploring the concept of awater wall at the rear of the open space at the corner of 7"
and Union; it adds a dynamic element which begins to define a sense of place

explore whether the retail space proposed at street level at the corner of 6 and Pike couldn't
borrow more ceiling height with dterations to the space above; explore whether the retall
space could wrap around to Pike Street Side more perceptively

explore whether the new hotel entry aong Pike Street needs more of a presence and
celebration dong that facade

explore whether the exigting tree at the south end of the site could be incorporated into the
open space at the corner of 7" and Union

don't alow obeisance to the existing tower as a design principle prevent the new tower from
achieving its full 21% century design potential

Departures

The designersindicated that at this stage of design development the project would need to request
design development departures for the following:

Setback limits
Minimum facade transparency
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Blank fagade limits

The Board indicated its willingness to entertain the requested departures from development standards,
provided that the design development continued to respond to the Design Guiddines and to the Board's
guidance to date. It was understood the requested departures would be identified more precisdly and
quantified a the time of the Master Use Permit submittal and presented at the next Recommendation
Mesting of the Design Review Board. The Board also requested that the entire 6™ Avenue fagade
should be shown a a greater scale at the next meeting o that the relationships between upper and
lower levels, between pedestrian and vehicular entries, between retail spaces and sdewalk, and the
integration of al these eements could be more clearly ascertained.

Prdiminary Recommendation meeting

A preliminary recommendation meeting was held on November 9, 2004, with three Board membersin
attendance.

Architects Presentation

The focus of the meeting was to review the gpplicant’ s progress on the design development of the
building in response to the Board' s previous Early Design Guidance given at the meetings held on
March 25" and June 22™. The applicant presented with the aid of a power-point display, avariety of
graphics, and amodd to illugtrate the design development of the project, including the proposed
massing and finish of the proposed new tower.

Time was given to a presentation of conceptua designs for the enhancement of the entirety of 7"
Avenue between Union Street and Pike Street. The most notable feature of this presentation, however,
was asignificant change to the approach of dedling with the 7" Avenue facade and the proposed open
space at the corner of 7" Avenue and Union Street. Since the 7" Avenue improvements would involve
avariety of players, including the Act Theatre, the Washington State Convention and Trade Center, and
possibly others, the applicant suggested that improvements aong the edge of the hotel ste would be a
part of aLID or other vehicle and separated from other elements of the proposal under review.

In addition, the architect presented a couple of schemesin response to the Board' s desire to see
dternative treatments of the new south tower, and indicated a strong predilection on the part of the
ownership and the designers to make a strong visua connection between the new and the old tower.
Among the significant evolutions in design were:
the treatment of the area above the porte cochere
an expansion is size, emphasis and prominence to the proposed new hotel entry off Pke Street
abandonment of theidea of a“green wall” dong 7" Avenuein the light of earlier guidance thet
the conceptua “green wal” dong 7" Avenue should be explored with other conceptud
permutations to enliven the pedestrian reim dong the entire block; the treatment should lead
around the corner and connect with the proposed open space at the corner; include the upper
wall and area aong the top of the ballroom in the design; the whole block should not be the
same thing but should provide for avariety of experiences as pedestrians move between Union
and Pike Streets
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Public Comment

Fifteen people affixed their names to the sgn-in sheet. Members of the public offered avariety of
comments on the project as presented, including the following:
generdly confirmed the discussions between neighbors to address the needs and opportunities
dong 7" Avenue, affirmed and supported some of the moves being taken in the design of the
hotel to enhance the connectedness with these other facilities,
but raised some concerns about the “covering” of 7" Avenue, referring to the covering of Pike
Street by the convention center and Union Street by Freeway Park and observing that there
were too many covered street in the area dready;
and questioned the desirability of restricting traffic flow on 7" Avenue, at least in day-time
hours.
one observer noted that if it were thought necessary to maintain amore litera connection and
reference between the new and old tower, some shift in color, hue or tonality should be
imparted to the referentia portion of the new tower

Board Comments and Deliberations

After asking some darifying questions and taking comments from the members of the Public in
attendance, the Board commended the design team for the continued efforts made to respond to the
concerns and observations raised by the Board at the earlier presentations to the Board.

Among observations, suggestions and guidance, the Board offered the following:

observed that the proportions of the new tower as it had been refined were judt right—it was a
modern tower; but one member gtill questioned the choice to make alitera reference to the old
tower in the centra portion of the prominent south-facing facade; this was characterized asa
lost opportunity to provide atruly modern tower and elegant design

suggested exploring the inclusion of something at the top of the center portion of the south
facing facade;

following upon a suggestion during the public comment period, suggested exploring a color
tona changein the pre-cast portion of the new tower to differentiate it from the old

members of the Board present, with comments above noted, expressed generd satisfaction
with the direction the design was going

urged the applicants to keep exploring the concept of awater wall at the rear of the open space
a the corner of 7" and Union; it adds a dynamic element which begins to define a sense of
place

Departures

As a the Early Design Guidance mestings of the Board, the applicants indicated the project would need
to request design development departures for the following:

Sethack limits
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Minimum facade transparency
Blank facade limits

The Board indicated its willingness to entertain the requested departures from development standards,
provided that the design development continued to respond to the Design Guiddines and to the Board's
guidanceto date. It was understood the requested departures would be identified more precisely and
presented at the next Recommendation Meeting of the Design Review Board.

Final Recommendation M egting

A subsequent Recommendation Meeting was held on January 11, 2005, with three Board membersin
attendance

Architects Presentation

The focus of the meeting was areview the gpplicant’ s progress on the design development of the
building in response to the Board' s Early Design Guidance which had been given at the meetings held on
March 25, 2004 and June 22, 2004 as well asto the guidance offered at the meeting held on November
9, 2004. Thefocus of the meeting was to review the applicart’ s progress on the design devel opment of
the building. The applicant presented with the aid of a power-point display, avariety of graphics, and a
mode to illustrate the design development of the project, including the proposed massing and finish of
the proposed new tower.

As had been done at the previous preliminary recommendation meeting, time was givento a
presentation of conceptual designs for the enhancement of the entirety of 7" Avenue between Union
Street and Pike Street and the pocket park at the corner of 7" Avenue and Union Street. Since the 7
Avenue improvements would involve avariety of players, including the Act Thesetre, the Washington
State Convention and Trade Center, and possibly others, and would be a part of aLoca Improvement
Digtrict (LID) vehicle, the applicant indicated that improvements along the 7" Avenue fagade and street
edge of the hotel and improvements to the pocket park site at the corner of 7" Avenue and Union
Street had been separated from other eements of the proposal under review. 1t was the intention of the
gpplicant, with DPD concurrence, to return to the Downtown Design Review Board with details of
those elements that pertained to the 7" Avenue and Union Street facades and street edge for
recommendation of approval from the Board once the planning for the LID had progressed to a
aufficient design development stage.

At the previous meseting, the Board had questioned the choice to make alitera reference to the old
tower in the centra portion of the prominent south-facing facade of the proposed new tower and a
suggestion was made to explore a color tona change in the pre-cast portion of the new tower to
differentiate it from the old. In response, the architect affirmed the strong predilection on the part of the
ownership and the designers to make a strong visual connection between the new and the old tower.

Public Comment




Application No. 2301709
Page 13

Seven members of the public placed their Sgnatures on the sgn-in sheet provided for the meseting.
Those members of the public who spoke generally approved the project as presented and of the
potentia for the proposed LID. They applauded the cooperation shown to date between parties to
address the needs and opportunities along 7" Avenue; they affirmed and supported some of the moves
being taken in the design of the hotel to enhance the connectedness with these other facilities. The
desirability of restricting traffic flow on 7" Avenue, a least in day-time hours, was questioned by a
member of the public.

Departures

The applicant identified and requested the following departures from design development standards:

Setback limits- SMC 23.49.076 B, setbacks not within 2-feet of property line
Minimum facade transparency-SM C 23.49.076 C3-less than 60%

Blank facade limits-SM C 23.49.076 —exceeding 40% of street fagcade
Sidewak widths-SM C23.49.022-|ess than minimum standard

Curbcut-SMC 23.54.030 F-not to exceed 25 feet

Street level uses-SMC 23.49.025-not to meet 75% minimum

Overhead Weather Protection-SM C23.49.025 B5-not continuous

Board Comments and Ddliberations

After asking some darifying questions and taking comments from the members of the Public in
attendance, the Board commended the design team for the continued efforts to respond to the concerns
and observations raised by the Board at the earlier presentations to the Board.

The three members of the Board who were present unanimoudy recommended approval of the
project as presented, excluding from their approval that portion of the 7" Avenue facade and portions
of the 7" Avenue and Union Street facades and that portion of the development site at the corner of 7™
Avenue and Union Street that were part of the scope of the proposed LID. The Board further
recommended approval of granting the departur es from development standards requested by the
applicant (and noted above).

In recommending approva of the project, the Board indicated that it was their understanding that the
exterior colors and materias for the built project would be within the range of materids and colors
presented to the Board at the meeting. It was aso understood that any substantia revison in height,
bulk or scale, in fagade appearances or materials, in architectural details or in landscaping concept,
scope, or materials would have to be returned to the Board for their subsequent approval.

Conformance of the find design to the substance of the conditions stated below could be certified by the
Land Use Planner assigned to the project without returning to the Board for further approval.

In recommending gpprova of the project as presented, the Board aso affirmed their understanding that
the plans for the proposed LID, insofar as they touched upon actua improvements to the 7" Avenue
facade and the design of the pocket park at the corner of 7" and Union, would be returned to the
Board for their recommendation of approva & alater date. Should the LID fail to materidize, or fal to
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succeed in its intentions to produce a plan for 7" Avenue and for the pocket park at the corner of 7"
and Union, the design of the 7" Avenue facade and the design of the pocket park within the
development site at the corner of 7" and Union would be returned to the Board for its directives and
guidance, and ultimately for its recommendation of approva to the Director of the Department of
Panning and Development. It was the Board' s understanding that its recommendation for approva of
al other dements of the proposa would be conditioned in the decision of the Director to require such a
return to the Board for its approva the plan proposed as the product of the LID or of such eements of
the overd| design that were relegated to the scope of the LID. In addition, the Board affirmed its
continued desire that the applicant should keep exploring, as akey dement in the design of the pocket
park, awater wall a the rear of the open space, or other substantial water festure, at the corner of 7"
and Union.

DECISION - DESIGN REVIEW

The Director of DPD has reviewed the recommendations of the three Design Review Board members
present at the Design Review recommendation meeting and finds that they are consgtent with the City
of Seattle Design Review Guidelines for Multifamily and Commercial Buildings and that the
development standard departures presents an improved design solution, better meeting the intent of the
Design Guiddines, than would be obtained through gtrict gpplication of the Seeattle Land Use Code.

Therefore, the proposed design is approved as presented at the January 11, 2005, Desgn Review

Boad meeting, with the recommended development standard departures described above dso
approved, subject to the Board’ s recommended design conditions, enumerated bel ow.

ANALYSIS- SEPA

This andlyss rdies on the SEPA checklist submitted by the gpplicant on August 16, 2004. This
decison aso makes reference to and incorporates the project plans and other supporting
documentation submitted with the project.

The Seeitle SEPA ordinance provides substantive authority to require mitigation of adverse impacts
resulting from a project (SMC 25.05.655 and 25.05.660). Mitigation, when required, must be related
to specific adverse environmental impacts identified in an environmental document and may be imposad
only to the extent that an impact is attributable to the proposd. Additiondly, mitigation may be required
only when based on palicies, plans, and regulations as enunciated in SMC 25.05.665 to SMC
25.05.675, inclusive, (SEPA Overview Policy, SEPA Cumulative Impacts Policy, and SEPA Specific
Environmentd Policies). In some ingtances, loca, Sate, or federd requirements will provide sufficient
mitigation of a ggnificant impact and the decison maker is required to consder the gpplicable
requirement(s) and their effect on the impacts of the proposa.

The SEPA Overview Policy (SMC 25.05.665) clarifies the relationship between codes, policies, and
environmenta review. Specific policies for each dement of the environment, certain neighborhood
plans, and other policies explicitly referenced may serve as the basis for exercisng substantive SEPA
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authority. The Overview Policy statesin part: "where City regulations have been adopted to address
an environmental impact, it shall be presumed that such regulations are adequate to achieve
sufficient mitigation,” subject to some limitations. Under specific circumstances (SMC 25.05.665 D
1-7) mitigation can be required.

The project is expected to have both short and long term impacts.

Short-Term Impacts

Construction-Related | mpacts

Traffic

It is anticipated that the proposad would require excavation of gpproximately 35,000 cubic yards of
materid, none of which is to be stockpiled on ste.  The 35,000 cubic yards of materia would be
exported to an as yet undetermined dte.  Truck trips related to excavation and congtruction are
expected to be spaced in time as they ether load material and depart or arrive from various locations.
These trips could have a negative affect upon transportation levels of service on the surrounding street
and highway system unless carefully scheduled, however. Staging of trucks in immediate Ste proximity
during excavation and concrete pouring has the potentid for localized traffic disruptions. It is expected
that eigding regulatory authority in place with Seditle Department of Trangportation (SDOT) would
dlow for control through permitting review of use of surrounding Streets to mitigate these potentia

impacts.

Public sdewaks are found on four aoutting rights-of-way. Since the surrounding downtown streets
regularly handle large numbers of pedestrians, it is necessary to use SEPA policy authority to require
that predictable paths of pedestrian travel be established and maintained. Sidewalks aong the project
gte shadl generaly be kept open and safely passable throughout the congtruction period.  Any case for
the need for the temporary closure of any or dl of the sdewaks surrounding the Site are to be disclosed
in the Condruction Impact Management Plan which must have DPD approva as wel as SDOT
approval.

Excavation

Excavation of 35,000 cubic yards of earth on dte will creste potentia earth-related impacts.
Compliance with the Stormwater, Grading, and Drainage Control Code (SMC 22.800) will require the
proponent to identify a lega disposal Ste for excavation and demolition debris prior to commencement
of demolition/congruction. Cleanup actions and disposad of contaminated soils on ste will be
performed in compliance with the Modd Toxics Control Act (MTCA; WAC 173-340). Compliance
with the Uniform Building Code (or Internationd Building Code) and the Stormwater Grading and
Drainage Control Code will aso require that Best Management Practices (BMPs) be employed during
demolition/excavation/congtruction including that the soils be contained ontSte and that the excavation
dopes be suitably shored and retained in order to mitigate potential water runoff and eroson impacts
during excavation and generd site work.
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Groundwater, if encountered, will be removed from the excavation by sump pumping or by dewatering
system and outed to exising storm drain sysems. A drainage control plan, including a temporary,
eroson and sedimentation control plan and a detention with controlled release system will be required
with the building permit application. In addition, a Shoring and Excavation Permit will be required by
SDOT prior to issuance of a building permit. Compliance with the requirements described above will
provide sufficient mitigation for the anticipated earth-related impacts.

Noise-Related |mpacts

Resdentid, office, and commercid uses in the vicinity of the proposa will experience increased noise
impacts during the different phases of congtruction (demolition, shoring, excavation). Compliance with
the Noise Ordinance (SMC 22.08) is required and will limit the use of loud equipment registering 60
dBA or more at the receiving property line or 50 feet to the hours between 7:00 am. and 10:00 p.m. on
weekdays, and between 9:00 am. and 10:00 p.m. on weekends and holidays.

Although compliance with the Noise Ordinance is required, due to the presence of some nearby
resdential uses, additional messures to mitigate the anticipated noise impacts may be necessary. The
SEPA Policies at SMC 25.05.675.B and 25.05.665 alow the Director to require additiona mitigating
measures to further address adverse noise impacts during construction.  Pursuant to these policies, it is
Depatment’s conclusion that limiting hours of congruction beyond the requirements of the Noise
Ordinance may be necessary. Therefore, as a condition of approva, the proponent will be required
normally to limit the hours of condruction activity not conducted entirely within an enclosed structure to
non-holiday weekdays between 7:00 am. and 9:00 p.m. and on Saturdays between 9:00 am. and 6:00
p.m. (Work would not be permitted on the following holidays. New Years Day, Memorid Day,
Independence Day, Labor Day, Thanksgiving Day, and Chrissmas Day; if the contractor chooses to
work on the following holidays in the City of Sesttle caendar, they may be treated as regular weekdays,
with work restricted to the hours of 7:00AM to 6:00 PM: Martin Luther King, Jr. Birthday, Presidents
Day, Veterans Day.)

That having been said, it is aso recognized that some congtruction-related activities (e.g., excavation
and sub-grade pouring of concrete, with proper noise-management technologies and processes in place,
may reduce the overdl impact of short-term congruction noise by subgantidly shortening the
congtruction timetable.  Such a nighttime congtruction schedule might dso serve to lessen traffic impects
and to shorten truck turn-around times during the excavation phase of congruction. Any changein the
alowable hours of congtruction would require pre-start approva by means of the Construction Impact
Management Plan to be approved by both DPD and SDOT. Submisson and gpprovd of the
Congtruction Impact Management Plan shdl be required before issuance of any building permits for the
gte.

Air Quality mpacts

Congruction will create dudt, leading to an increase in the level of suspended air particulates, which
could be carried by wind out of the construction area. Compliance with the Street Use Ordinance
(SMC 15.22.060) will require the contractors to water the Ste or use other dust paliative, as
necessary, to reduce arborne dust. Puget Sound Clean Air Agency urges that dl diesl congtruction
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equipment used in this expanson in downtown Seettle make use of available ultra-low sulfur diesd fud
(less than 15% sulfur) as well as diesd retrofit or origind equipment of oxidation cataysts or particle
filters. In addition, compliance with the Puget Sound Clean Air Agency regulations will require activities,
which produce airborne materias or other pollutant eements to be contained within temporary
enclosures. Other potentid sources of dust would be soil blowing from uncovered dump trucks and soil
carried out of the congtruction area by vehicle frames and tires; this soil could be deposited on adjacent
streets and become airborne.

The Street Use Ordinance aso requires the use of tarps to cover the excavation materia while in trangt,
and the clean up of adjacent roadways and sdewaks periodicaly. Congruction traffic and equipment
are likely to produce carbon monoxide and other exhaust fumes. Regarding asbestos, Federd Law
requires the filing of a Notice of Congtruction with the Puget Sound Clean Air Agency (“PSCAA”) prior
to demalition. Thus, as a condition of gpprova prior to demalition, the proponent will be required to
submit a copy of the required notice to PSCAA. If asbestos is present on the site, PSCAA, the
Department of Labor and Industry, and EPA regulations will provide for the safe remova and disposa
of asbestos.

Long-Term Impacts — Use-Related |mpacts

Land Use

The proposed project, with its right-of-way improvements, overhead westher protection, street-leve
retail uses, entries dong sdewaks, and lodging use is congstent with the City of Seattle Comprehensive
Pan (1994).

Historic Preservation

Since the proposed development is directly across 7" Avenue from the Eagles Auditorium Building
(currently the ACT thestre), a City of Seattle Landmark structure, the project has been referred to the
City’ s Higtoric Preservation Officer for review. It is understood that improvements adjacent to the
Eagles Auditorium Building in the 7" Avenue right-of-way, as proposed through the 7" Avenue LID,
will undergo Design Commission gpprova and Landmarks Board review and approval as gppropriate.
Prior to dterations or sgnificant changes being made to the existing Landmark sructure itsdlf, the
proponent must obtain a Certificate of Approva for such changes from the Landmarks Preservation
Board. No further mitigation under SEPA authority iswarranted or necessary.

Transportation

The éements of the transportation study prepared by the TRANSPO group for the proposd were
determined by CPD to establish the study area, and the key traffic issues. The TRANSPO report
evaluates the net additiona impacts of the proposed project.

Traffic

Over the long-term, vehicular and pedestrian traffic will increase as a result of this proposa. Demand
upon generd area trangportation systems, including trangit, will dso increase. A Trangportation Impact
Study by The Transpo Group (Transportation Impact Analysis, August, 2004) is induded in the file
for this project. The anadlyss was predicated upon an expanson which would consst of an additiond
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423 guest rooms in the proposed new tower. Seven intersections were studied. In project year 2007,
incluson of project related traffic would add an estimated 1,210 new daly vehicle trips to the
surrounding street system, 95 in the AM peak hour and 100 in the PM peak hour. Operations would
continue to operate at the same leves of service a the studied intersections, with the exception of Pike
Street/6" Avenue which degrades from LOS A to LOS B in the AM pesk hour due to the delay being
in close proximity to the LOS threshold.

The intersection of 7" Avenue/Union Street would operate a LOS E in the PM pesk hour, with or
without the project. According to the TRANSPO study, the project would theoreticaly add asmadl
amount of delay a the study intersection A one-second green-time redlocation would result in a
reduced project impact, below the City’s threshold for significance.  The project is conditioned (see
below, SEPA Conditions) to co-ordinate with SDOT to provide a one-second green-time redllocation
for the signd a 7" Avenue/ Union Strest.

Transportation Concurrency

The City of Sesttle has implemented a Trangportation Concurrency system to comply with one of the
requirements of the Washington State Growth Management Act (GMA). The system, described in
DPD’s Director’s Rule 499 and the City’s Land Use Code is designed to provide a mechanism that
determines whether adequate transportation facilities would be available “concurrent” with proposed
development projects. The five evauated screentlines included in the TRANSPO andysis would have
v/c ratios less than the respective LOS standard and the addition of pesk hour traffic generated by the
proposa would meet the City’ s trangportation concurrency requirements.

Parking

With the proposed development, 40 surface parking spaces would be eiminated and no additiona

parking would be congtructed. The existing 370 stal below-grade parking garage would be operated
with attendant parking, at least for event parking. According to the TRANSPO Sedttle Sheraton Hotel

Expansion Transportation Impact Andyss (August 2004) study, attendant parking would accommodate
up to 540 vehicles. Based upon estimates and assumption contained within the TRANSPO analyss,
even with the additiona 423 guestrooms, on days when other events or meetings are not being held on
the hotd premises, the exiding supply of driped parking in the underground garage would
accommodate peak parking needs. If the meeting rooms are not being uses, but an average size event
is being held, the attendant parking arrangement in the existing parking garage should accommodate the
peak parking demand. When meeting rooms are being used in addition to an average Sze event being
held, the attendant parking configuration would be required at a minimum and some spillover parking
would be expected.

No SEPA authority is provided to mitigate the impact of development or parking availability in the
downtown zones, per SMC 25.05.675P2b(i).

DECISION — SEPA
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This decison was made after review of the SEPA checklist aswdl as other informetion on file with the
Department. DOPD finds that proposed development including mitigation measures proposed by the
gpplicant or imposed as conditions of the Master Use Permit would be reasonably compatible with
exiging land uses and the City’s land use and environmental policies, and should be conditiondly
approved.

CONDITIONS —SEPA

Prior to issuance of Master Use Permit

1. Provide within the MUP plan set a sheet(s) showing the dternative of Code-conforming attendant
parking spaces within the below-grade garage

Prior to issuance of any Construction, Shoring or Grading Permits

2. The gpplicant shal submit for review and gpprova a Congruction Noise Management Plan to
address mitigation of noise impacts resulting from al congruction activities. The Plan shdl include
a discusson on management of congtruction related noise, efforts to mitigate noise impacts and
community outreech efforts to dlow people within the immediate area of the project to have
opportunities to contact the site to express concern about noise. The Plan should be incorporated
into any Congruction Impact Management Plans required to mitigate any short term
transportation impacts that result from the project.

3. The gpplicant shal submit for review and gpprova a Congtruction Impact Management Plan to
the Department of Planning and Development for concurrent review and gpprova with Sesttle
Department of Transportation to mitigate these impacts. The plan shal identify management of
condruction activities including congtruction hours, parking, traffic and issues concerning street
and sidewalk closures.

4. Submit acopy of the PSCAA notice of congtruction.

During Construction

The following condition(s) to be enforced during construction shal be posted at the Ste in alocation on
the property line that is visble and ble to the public and to congtruction personnd from the street
right-of-way. If more than one street abuts the sSite, conditions shal be posted at each Street. The
conditions will be affixed to placards prepared by DPD. The placards will be issued dong with the
building permit set of plans. The placards shal be laminated with clear plastic or other waterproofing
materid and shal remain posted on-site for the duration of the construction.

5. Unless otherwise modified in an approved Construction Impact Management Plan, the applicant
shdl be required to limit periods of al congruction to between the hours of 7:00 am. and 6:00
p.m. on nor+holiday weekdays and between 9:00 am. to 6:00 p.m. on non-holiday Saturdays.
The no-work holidays are the following: New Years Day, Memorid Day, Independence Day,
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Labor Day, Thanksgiving Day, and Chrismas Day. The following holidays in the City of Seettle
cdendar shal be treated as regular weekdays, should the contractor choose to perform
congtruction-related activities on these days: Martin Luther King, Jr. Birthday, Presdents Day,
Veteran's Day. Activities which will not generate sound audible at the property line such as work
within enclosed areas, or which do not generate even moderate levels of sound, such as office or
security functions, are not subject to this regtriction.

6. The sidewaks adong the project site in the Pike Street, Union Street, 6™ Avenue and 7" Avenue
sireet rights-of-way shal be kept open and made safely passable throughout the construction
period. A determinaion by SDOT that closure of this sdewak is temporarily necessary, for
structurd modification or other purposes, shal overrule this condition.

Prior to Issuance of a Certificate of Occupancy for the Tower Portion of the Deve opment

7. Tre folowing improvemans to the interssdion of 7 AvenuelUnion Stredt, as approved andlor modified by
DOT, ma bein place and fundioning, as desmed feesble by SDOT, befare cooupancy of the tower partionof
thenaw huldng an adudgmat to the gemtimedlocationtothetreficSgrd e theintersadioninader tolessthe
prged’s impedt in ssoonds of dday as refared to in the TRANSPO  Saatttle Sheraton Hotd Expangion
Trangportation Impact Analyssof August 2004.

CONDITIONS - DESIGN REVIEW

Prior to issuance of Certificate of Occupancy

8. Theapplicant shall apply to DPD for a permit for those improvements to the 7" Avenue facade of
the Sheraton Hotel and the pocket park at the southeast corner of the Site as the design of these
improvements has been developed within the overal design plan of the LID. Such application
shall be subject to Design Review and plans will be presented before the Downtown Design
Review Board for recommendation of approval.

9. If for any reason the LID has not gone forward towards completion, the applicant shdl apply for a
permit and submit plans for 7" Avenue facade enhancements and improvements to the proposed
pocket park at the southeast corner of the site, which application shal be subject to Design
Review. The proposa will be presented to the Downtown Design Review Board for
recommendation of approval. The proposa shdl include as an essentia and indispensable
element of the design awater wall or other substantial water feature, at the corner of 7" and
Union.

Sgnaure _ (sgnature on file) Dae _ June 16, 2005
Michael Dorcy,
Senior Land Use Planner
Department of Planning and Deve opment
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